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PARK  PLAZA  BACKGROUND  INFORMATION 


Park  Plaza  is  a  development  of  major  significance  to  the  City  of  Boston 
that  will  utilize  primarily  private  money  to  generate  new  employment,    in- 
creased tax  revenues,    and  attract  thousands  of  persons  back  to  the  center 
of  Boston  to  live,    shop  and  work. 

Specifically,   Park  Plaza  is  a  multi -million  dollar  project  that  will  yield 
an  impressive  number  of  tangible  and  critically  important  benefits  to  the  city: 

-Taxes  in  the  3 5 -acre  area  will  be  increased  $6  million  a  year  above 
present  revenues. 

-More  than  1Z000  persons  will  be  employed  in  businesses  in  the  complex. 

-Almost  3000  new  apartments  will  be  constructed. 

-New  hotels  with  1300  to  1500  rooms  and  convention  facilities  will  be  built. 

-800,  000  s.  f.    of  retail,    dining  and  entertainment  space  will  be  built  and 
parking  provided  for  5000  cars. 

-One  of  the  nation's  finest  architectural  firms  is  designing  the  complex 
under  the  city's  design  control  to  be  an  impressive  physical  addition  to  Boston. 

The  area  encompassed  by  Park  Plaza  was  originally  included  in  the 
245 -acre  Central  Business  District  urban  renewal  project.     With  this  and  other 
projects  delayed  by  lack  of  Federal  money  it  was  proposed  in  June   1970 
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develop  Park  Plaza  through  an  innovative  cooperative  arrangement  among 
rivate  developers,    the  Boston  Redevelopment  Authority  and  the  City  of  Boston. 


All  development  activities   -  including  acquisition,    relocation,    demolition, 
which  are  normally  undertaken  and  paid  for  by  the  redevelopment  authority  - 
will  be  paid  for  with  private  funds.     The  city's  only  cost  will  be  construction  of 
new  public  streets  and  utilities,   and  even  this  cost  will  be  reduced  under  terms 
of  the  land  dispositions  agreements  with  various  developers. 

Boston  Urban  Associates,    designated  by  the  BRA  Board  in  March,    1971, 
has  been  named  developer  for  the  first  three  of  the  five  Park  Plaza  development 
parcels,    expected  to  require  private  investment  of  some  $260  million. 

BENEFITS  TO  BOSTON 

Park  Plaza  is  currently  a  neighborhood  with  deteriorating  buildings,   most 
of  which  were  constructed  before  1890,    fragmented  ownerships,    and  a  street 
pattern  that  is  awkward  for  development.     Streets  and  parking  cover  nearly  half 
its  35  acres,   and  utilities  are  old  and  unreliable.     As^h^&pH  valuation  in  the 
area  has  fallen  by  $11  million  since  1955.     The  project  is  expected  to  eradicate 
these  conditions. 

The  formal  language  of  the  Park  Plaza  plan  details  the  benefits  to  the  city. 
The  project  will: 

--Make  better  economic  and    social  use  of  an  underutilized  area. 

--Provide  an  "intown"  residential  community  that  will  draw  people  back 
to  the  city  to  live. 

-Provide  retail  and  entertainment  activities  to  reinforce  and  bolster 
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areas. 


adjacent  shopping  and  entertainment 

--Rfiinfnr„^Hpncourage  the  development  of  neighboring  areas: 
Back  Bay,    the  financial  district,    South  Cove  and  the  New  England  Medical 
Center,   and  South  Station. 

--Increase  tax  revenues  (New  development  will  ultimately  increase  the 
annual  tax  yield  to  the  city  by  more  than„$A  million^    Pa-r«els-J_^_2__and  3  will 
yield  an  increase  of  $3  million  annually.  ) 

- -Prevent  haphazard  redevelopm-ent  of  the  area  that  would  occur  were  the 
present  street  pattern  and  fragmented  ownerships  followed. 

-  - Piuvide  employment  opportuniti£^in  construction  over   the  short  run, 
and  in  the  hotel,    retail,    office  and  building  management  areas  thereafter. 

-  -Tm-p-rmrn  traffic  fir.™?  tViT-r>np;Vi  the  area  by  improving  street  patterns  and 
widening  rights-of-way. 

--Regain  for  development,   land  inefficiently  devoted  to  streets  and  parking. 

-  -Tn«+a11    a    nmw  utility   system^ 

--Strengthen  Boston's  postion  as  a  tourist  and  convention  center. 

--Border  the  Public  Gardens  and  Common  with  activities  that  will  increase 
the  safe  utilization  of  these  valuable  Boston  assets. 

The  Boston  Redevelopment  Authority  has  imposed  design  guidelines  on 
the  Park  Plaza  development  to  insure  that  the  result  would  be  a  unified,   well- 
thought  out  complex.     Working  along  these  guidelines,   Davis,    Brody  &  Associates, 
architects  and  planners  for  Boston  Urban  Associates,   have  developed  a  dis- 
tinctive,   coherent  design  that  includes  several  towers  and  a  low  structure 
linking  them„ 
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Within  the  Boston  Urban  Associates  section  of  the  development  will  be: 
1600  apartments-      1300  high  rise  luxury  units,    150  townhouse  luxury  units, 
and  150  moderate  income  units  for  the  elderly;     500,000  square  feet  of  retail 
and  entertainment  space:     425,000  square  feet  of  stores,    and  75,000  square 
feet  for  restaurants,   night  clubs,    cafes  and  theaters;    a  hotel  of  800  to  1000 
rooms;    one  million  square  feet  of  office  space  ,    400,000  in  the  low  structure, 
600,000  in  an  office  towerto  be  built  in  the  second  construction  phase;    and 
garage  parking  for  3000  cars. 

Development  of  Parcels  4  and  5  is  expected  to  add  another  1200  apartments 
divided  between  luxury  and  moderate  income  rentals,    300,000    square  feet  of 
retail  space,    1,  500,  000  square  feet  of  office  area  and  2000  parking  spaces. 

The  public  and  semi-public  elements  of  Parcels   1,    2  and  3  include: 

--An  intAma]  pedestrian  street  providing  a  continuous  climate -controlled 
passage  from  one  end  of  the  project  to  the  other,    tieing  directly  into  the 
Arlington  Street  MBTA  Station  and  all  building  lobbies.      (Development  of 
Parcels  4  and  5  will  continue  this  passage  and  provide  direct  connection  to  the 
Essex  Street  MBTA  Station.  )    Along  its  western  end,   the  "street"  will  be  an 
integral  part  of  a  four-level  retail  arcade.     The  _pedestrian  street  will  cross 
J^harles    Street  one  level  abnve  grade,    maintaining  separationof  pedestrian  and 
auto  traffic.      (Subsequent  development  will  bridge  Tremont  Street  in  a  similar 
manner.  ) 

— A— new  puhlicsquare  to  be  created  between  Boylston  and  Stuart  Streets 
at  Charles  Street.     This  square  will  face  the  Public    Garden  and  Common  to  the 
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no*th  and  the  South  Cove  to  the  south  and  be  surrounded  by  stores,    restaurants 
and  cafes      creating  activity  sixteen  hours  per  day.     Kiosks,    exhibits,    sculpture 
and  outdoor  dining  areas  will  create  a  human  and  active  square  rather  than  a 
stiff  ceremonial  plaza. 

--A  new  street  and  utility  system  to  eliminate  extraneous  streets  and  paved 

areas  with  safe,    direct  routes  (the  most  important  being  New  Charles  Street), 

and  to  replace  outdated  utilities  with  a  new  and  more  reliable  system. 

-1jAn  underground    rrtTtr^-a^H^-U^adixig  H or k-syrrterrv  aapa-rating  vfihjgnla. r 

activity  and  truck  and  service  access  from  pedestrian  traffic  throughout  the 

development. 

ROLE  OF  BRA  AND  CITY 

Although  Park  Plaza  will  be  constructed  without  Federal  funds  or  subsidies, 
the  BRA  and  the  City  of  Boston  play  a  major  role  in  its  development.     This 
participation  began  with  the  drafting  of  development  objectives  and  an  urban 
renewal  plan  insuring  that  Park  Plaza  serves  the  best  interest  of  the  City  of 
Boston.     The  Redevelopment  Authority  will  exercise  its  customary  design  re- 
view and  other  monitoring  procedures  throughout  the  development. 

The  authority  will  also  be  involved  in  the  land  acquisition  process.     To 
accomplish  the  rejuvenation  of  Park  Plaza,    it  is  essential  for  the  land  to  be 
assembled  on  a  comprehensive  basis.     The  BRA  will  use  its  eminent  domain 
powers  to  acquire  those  properties  which  cannot  be  purchased  by  private 
negotiation.     The  use  of  eminent  domain  will  not  entail  any  financial  risk  to  the 
authority,   however,    since  the  developer  will  pay  the  full  acquisition  cost  for 
all  land  acquired  and  will  be  required  to  provide  the  necessary  funds  on  or 


before  the  date  they  are  needed  to  reimburse  present  property  owners. 

The  redevelopment  authority  will  also  be  responsible  for  relocating     • 
current  occupants  of  buildings  to  be  demolished  within  the  project  area, 
locating  suitable  new  facilities  and  arranging  the  necessary  relocation  pay- 
ments.     Relocation  payments  which  the  developer  has  agreed  to  pay  with  no 
charge  to  the  city  will  be  made  on  a  similar  basis  to  other  Boston  urban  re- 
newal projects. 

Finally,    in  order  to  aid  the  land  acquisition  process  and  to  stimulate 
the  residential  and  parking  portions  of  Park  Plaza,   the  BRA  may  act  as 
intermediary  in  the  floating  of  "development  bonds"  covering  the  cost  of  land 
acquisition  and  construction  of  residential  and  parking  facilities.     This  will 
not  involve  BRA  funds  or  credit,    since  the  developer  will  be  entirely  responsible 
for  finding  and  guaranteeing  a  purchaser  for  all  bonds  prior  to  the  time  they 
are  issued.     These  bonds  will  constitute  "revenue  financing,  "  that  is,    financing 
looking  only  to  the  revenue  produced  by  the  project  to  cover  debt  service  and 
secured  only  by  the  land  and  buildings  of  the  project  itself. 

The  City  of  Boston's  financial  role  in  the  project  will  be  restricted  to 
providing  for  the  creation  of  new  public  streets    and  relocating  and  installing 
public  utility  systems.     More  specifically,    the  city  will: 

1.  Acquire  the  right  of  way  for  New  Charles  Street. 

2.  Construct  new  roadbeds  in  New  Charles  Street  and  New  Providence 
Street. 

3.  Relocate  public  utilities  in  existing  streets  to  be  vacated. 

4.  Construct  new  water,    sewer,   traffic  signal  and  police  and  fire 
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rejection  systems  in  New  Charles  Street,    Providence  Street, 
Boylston  Street  and  other  streets  as  required. 
The  initial  cost  to  the  city  for  performing  this  work  will  be   $6.8  million. 
But  a  portion  of  this  amount  will  be  recaptured  from  the  developer.     Over  the 
short  term,   the  developer  has  agreed  to: 

1.  Purchase  that  portion  of  the  land  acquired  by  the  city  for  the  Charles 
Street  right  of  way  which  is  not  actually  needed  for  road  construction. 

2.  Purchase  land  now  owned  by  the  city  as  street  rights  of  way  which 
will  be  vacated  under  the  urban  renewal  plan. 

The  total  cost  of  these  short  term  purchases  has  been  estimated  at 
$3,3  00,  000,    reducing  the  city1  s  investment  to  $3,  500,  000  over  a  short  period 
of  time  during  the  development  of  the  project.     The  developer  has  further  agreed 
to  pay  a  total  of  $3,  000,  000  over  and  above  real  estate  taxes  and  other  normal 
payments  to  the  city  in  the  form  of  annual  payments  to  begin  five  years  following 
the  completion  of  the  Parcels  1,   2  and  3.     As  a  result  of  these  payments,   the 
city's  net  investment  in  the  first  three  parcels  of  Park  Plaza  will  be  reduced 
to  less  than  $500,  000. 

It  is  expected  that  similar  arrangements  will  be  made  for  the  public 
work  required  in  Parcels  4  and  5. 

AVAILABILITY  OF  FINANCING 


Financing  for  Parcels  1,    2  and  3  is  as  certain  as  it  can  be  at  this  very 
preliminary  stage  of  project  development,    and  is  contingent  upon  approval  of 
the  urban  renewal  plan  by  the  appropriate  City  of  Boston  authorities. 

The  basic  financial  feasibility  of  the  complex  has  been  accepted  by  the 
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professional  real  estate  investment  community,    and  it  is  prepared  to  provide 
the  necessary  financial  support.     Several  major  financial  institutions  have 
expressed  interest  in  investing  in  one  or  more  elements  of  the  project;  these 
preliminary  indications  of  commitment  total  $170,  000,  000  of  the  $260,  000,  000 
overall  development  cost  estimated  for  Parcels   1,    2  and  3. 

Specifically,    Congen  Realty  Trust,   an  affiliate  of  Connecticut  General, 
has  expressed  its  desire  to  provide  $50.  5  million  necessary  to  erect  the 
retail  shopping  area  and  adjacent  low  rise  office  space.     Teachers  Insurance 
and  Annuity  has  also  indicated  its  interest  in  participating  in  this  phase  of 
the  development. 

Further,    two  major  Wall  Street  investment  brokerage  firms,   White,  Weld 
and  Eastman  Dillon,   have  written  of  their  willingness  to  raise  $120,000,  000 
for  the  residential  and  parking  portions  of  the  development  and  are  prepared  to 
proceed  upon  the  completion  of  the  necessary  approvals  and  plans. 

Several  major  insurance  companies  have  also  indicated  their  interest 
in  providing  financing  for  the  hotel  and  are  prepared  to  formalize  their  com- 
mitments when  a  decision  has  been  made  as  to  who  will  operate  the  facility. 
An  operating  agreement  with  a  quality  hotel  chain  not  now  represented  in  Boston 
is  in  the  final  stages  of  negotiation. 

Construction  of  the  high  rise  office  tower  will  be  deferred  until  a  principal 
tenant  is  obtained,   hence  action  to  finance  this  portion  of  the  project  has  also 
been  postponed.     No  difficulty  is  expected  in  obtaining  financing  once  a  prime 
tenant  commitment  is  in  hand. 

Based  on  the  availability  of  permanent  financing  described  above, 


Boston  Urban  Associates  has  obtained  preliminary  commitments  from  the 
First  National   and  State  Street  Banks  of  Boston  and  the  Chase  Manhattan 
and  Wells  Fargo  Banks  to  supply  substantially  all  of  the  construction  and 
interim  financing  needed  during  the  development  period,    assuming  the  normal 
banking  requirements  are  fulfilled. 

MARKETABILITY  OF  PARK  PLAZA 

The  financial  feasibility  of  the  completed  Park  Plaza  Project  is  dependent 
upon  its  success  in  attracting  customers  and  tenants.     Market  research  studies 
to  ascertain  the  demand  for  the  new  uses  being  created  show  the  following: 

1.       Residential 

Independent  research  by  Gladstone  Associates,   Economic  Consultants, 
indicates  that  central  Boston  will  need  approximately  2100  new  quality  apart- 
mejats-4aexj^e^Jt-dA^r-infrjfce-127 0 ' s^    More  than-6XLper__cent  of  this  demand  will 
eottte-fr-om-_r_esidents  returning  to  downto^vnJirj)m,ih^^sa^uri)s_j2r-JBo^ 
the  Boston  area  from  other  cities  and  parts  of  the  country.     On  this  basis, 


no  difficulty  is  foreseen  in  marketing  350  apartments  per  year  over  a  four  to 
five  year  period  in  Parcels   1,    2  and  3  of  Park  Plaza  or  in  continuing  this 
apartment  growth  in  the  balance  of  the  project  in  subsequent  years. 

It  should  be  noted  that  new  luxury  apartments  built  in  Boston  in  recent 
years  have  rented  quickly  and  now  have  a  vacancy  rate  of  less  than  one  per  cent. 

2.       Retail 

Gladstone  Associates  has  also  studied  this  aspect  of  the  complex.     They 
predict  that  total  retail  expenditures  in  Boston  will  increase  dramatically  as 
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2ntown  employment  grows,    incomes  increase,    quality  housing  is  built  and 
new  facilities  attract  suburban  shoppers.      Park  Plaza,    by  connecting  two 
strong  retail  areas,    the  Central  Business  District  and  Back  Bay  -  Prudential, 
will  enhance  the  overall  attractiveness  of  Boston  in  the  metropolitan  and 
regional  retail  market,    increasing  total  retail  volume  and  sales. 

_3.       Hotel 

A  report  by  the  Hospitality  Division  of  Helmsley-Spear,    specialists  in 
hotel  development  and  management,    confirms  Boston's  need  for  a  new  first- 
class  convention  and  executive  hotel  to  counte-r-ac-L_the_jnovement  of  hotel 
bu sines j3_out  of  the  city^and  to  incrtiase  intnwa  far.i1itie_s_to  a  size  sufficient 
to-a#t-^ar€t-a-nd- house  large  scaleirieetings  and  conventions.     Enthusiasm  for 
the  hotel  is  shared  by  Boston's  Visitor  and  Convention  Bureau  and  the  operators 
of  many  existing  facilities  who  feel  that  the  new  hotel  will  increase  overall 
business  activity.     Additional  support  for  the  feasibility  of  a  new  hotel  has 
been  provided  by  the  many  competent  hotel  operators  actively  competing  to 
become  associated  with  the  facility. 

4.       Office 

Boston  experienced  dramatic  and  sustained  growth  in  office  demand  during 
the  1960's.     Recent  economic  projections  indicate  that  this  growth  will  con- 
tinue,   supporting  the  feasibility  of  including  office  space  in  Park  Plaza.     In 
the  short  term,   however,    the_re_JhasJhgen  a  trprnenHoii^_incrgase  in  office  space 
supply  that  must  be  absorbed  in  the  next  3-5  years.     For  this  reason,    a  large 


portion  of  the  office  space  planned  in  Parcels   1,    2  and  3  will  be  postponed 


un^iir^he~second"stage^oT~developrnent  or  until  a  prime  tenant  commitment  is 
ta-in-ed. 
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DEVELOPMENT  SCHEDULE 

Development  of  Park  Plaza  will  take  place  over  a  10-12  year  period, 
but  the  first  phase  of  the  project  (Parcels  1,    2  and  3)  is  scheduled  for  com- 
pletion in  1979. 

The  steps  leading  to  the  acquisition  of  land  in  Parcels   1,    2  and  3  will 
begin  immediately  following  approval  of  the  urban  renewal  plan  by  the  Boston 
City  Council.     The  BRA  will  retain  independent  real  estate  appraisers  to 
determine  the  fair  market  value  of  all  property  within  the  parcel  boundaries, 
and  meetings  will  be  held  with  each  owner  and  tenant  to  familiarize  them 
with  the  details  of  the  project  and  with  their  rights  under  the  applicable 
eminent  domain  and  relocation  procedures.     Care  will  be  taken  to  minimize 
the  difficulties  created  for  owners  and  tenants,   with  time  provided  for  moving 
and  relocation. 

Actual  land  acquisition  would  begin  6-9  months  after  City    Council 
action  with  demolition  of  the  first  building  3-6  months  later  and  construction 
commencement  set  on  the  first  phase  of  the  project  for  late  1972  or  early  1973. 
Land  acquisitions  and  construction  on  subsequent  sections  of  the  project  would 
proceed  on  a  regular  basis. 

The  hotel,    first  apartment  tower  and  a  major  portion  of  the  retail  area  would 
be  ready  for  occupancy  in  late  1975  or  early  1976,    the  second  residential  tower 
and  additional  retail  area  in  1977,    the  final  residential  tower  in  1978  and  the 
office  tower  in  1978  or  1979.     Although  a  definite  schedule  for  the  development 
of  Parcels  4  and  5  has  not  been  set,    it  is  expected  that  construction  would 
commence  in  1975  or  1976  and  completion  of  all  elements  would   take  place 
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by    1982  to  1983. 

The  developers  will  be  required  in  their  formal  agreement  with  the  BRA 
to  meet  a  predetermined  schedule  of  project  phase  completions.     In  Parcels 
1,    2  and  3,    these  call  for  the  commencement  of  construction  on  the  last 
element  to  take  place  no  later  than  seven  years  following  commencement  of 
construction  on  the  first  phase.     Similar  schedules  will  govern  development 
of  Parcels  4  and  5. 


■      i 


